
 

FREDERICK COUNTY PLANNING COMMISSION 

September 8, 2010 
 

 

 
TITLE: Danac Remainder: Amendment to Building “B” 

 
FILE NUMBER: SP 94-10 (AP# 10974, APFO # 10975 & FRO 

#10976) 
 

REQUEST:  Site Plan 
Requesting site plan approval for a revision to a 

previously approved site plan.  This application is 
proposing to decrease the overall building floor area as 

a result of a reduction in the previously approved 

building footprint for Building “B”.  The revised Building 
“B” is proposed to be 40,000 square feet of medical 

offices.  
 

PROJECT INFORMATION:  
LOCATION: Situated on the east side of Crestwood Boulevard, south 

of Bank Court. 
ZONE: Office Research Industrial (ORI) 

REGION:              Frederick 
WATER/SEWER:   W-1 Dev. / S-1 Dev. 

COMP. PLAN/LAND USE: Office Research Industrial (ORI) 
 

APPLICANT/REPRESENTATIVES: (as applicable) 
APPLICANT:  Abrams Development Group 

OWNER: The Matan Companies 

ENGINEER: Matis Warfield Consulting Engineering. 
ARCHITECT: Not Listed 

ATTORNEY:  Miles & Stockbridge 
 

STAFF: Tolson DeSa, Principal Planner 
  

 
RECOMMENDATION:  Conditional Approval  

 
Enclosures: 

 

Exhibit #1- Overall Site Plan 

Exhibit #2- Letter of Understanding (LOU), dated 8/15/2007 

Exhibit #3- Proposed Second Amendment LOU, dated 8/10/2010 

Exhibit #4- Parking Space Surplus Modification Request, dated 8/16/2010 

Exhibit #5- Loading Space Modification Request, dated 7/7/2010 

Exhibit #6- Lighting Height Modification Request, dated 8/16/2006  
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STAFF REPORT 
 
BACKGROUND 
 
The proposed project is located on the remainder parcels of the Danac Center Subdivision, 
which was granted Preliminary Plan re-approval by the Frederick County Planning Commission 
on June 10, 1993.  The site is located on the east side of Crestwood Boulevard just south of 
Bank Court.  The surrounding use to the west is Residential and the use to the north and south 
is Office/Research Industrial. 

 
On December 13, 2006, the Applicant received site plan approval for two (2) 2-story buildings 
each totaling 65,000 square feet on the two remaining lots (Lots A and B).   
 
At the time, Building “A” on Lot A consisted of 42,000 square feet of professional office space 
and 23,000 square feet of medical offices.  Building “B” on Lot B was proposed to consist of 
65,000 square feet of professional offices. 
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The Applicant is requesting site plan approval and approval of an amended LOU in connection 
with a revision to a previously approved site plan.  This application is proposing to decrease the 
overall building floor area as a result of a reduction in the previously approved building footprint 
for Building “B”.  The revised Building “B” is proposed to be 36,000 square feet of medical 
offices, with 4,000 square feet of professional offices.  This reduction in size is needed in order 
to stay under the original peak hour trip cap approval to avoid further APFO testing 
requirements brought about by the expected greater use of medical office space, which 
generates traffic at a higher rate than professional office uses that were assumed in the original 
APFO approval.  
 
The internal square footage breakdown for Building “A” is being revised from the previously 
approved site plan to reflect 60,000 square feet of medical offices, with 5,000 square feet of 
professional offices.  The footprint and surrounding parking for Building “A” is not proposed to be 
altered as part of this site plan application.  
  
ANALYSIS 
 
Land Use:  The proposed use is being reviewed as “Office Business and Office Professional” 
under COMMERCIAL BUSINESS AND PERSONAL SERVICES per Section 1-19-5.310 and per 
Section 1-19-7.610 in the Zoning Ordinance.  The Applicant’s proposed use of Professional 
Offices and Medical Offices is a principal permitted use in the Office Research Industrial (ORI) 
Zoning District; subject to site development plan approval.   
 
Per Section 1-19-4.500 only one principal structure is allowed on a commercial and industrial 
zoned lot.  The Applicant has constructed 1 building on each Lot.  The proposed site plan 
complies with Section 1-19-4.500 due to the approval of an addition plat; Plat book 83, Page 22, 
AP #5033.   
 
Zoning:  The site is located within the Office Research Industrial (ORI) Zoning District.  The 
zoning district across Crestwood Boulevard is (R-8) Residential; the zoning district to the south 
of the site is (MXD) Mixed Use District. 
 
Dimensional Requirements/Bulk Standards:  Section 1-19-6.100 of the Zoning Ordinance 
stipulates the setback requirements and the minimum lot area for the proposed use.  The 
setback requirements are 50-foot front, 40-foot rear and 25-foot side yards or equal to the height 
of the structure whichever is greater.  The maximum height allowed is 60 feet.  The Applicant 
has proposed a maximum height of 41.10 feet and has provided 50-foot front, 209-foot rear and 
a 356- and 209-foot side yard setbacks. 
 
Access/Circulation:  The Applicant has constructed a shared 38-foot full movement 
monumented access onto Bank Court that serves both Lots.  The Applicant has constructed 22-
foot to 30-foot wide drive aisles within and around the site.  A Declaration of Easement and 
Maintenance of Common Easement Agreement has been recorded in Liber 6483, Folio 039 
providing for common access, shared utility services, shared parking and the like relating to the 
lots shown on this plan.   
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Frederick County Comprehensive Plan:  Frederick Region   
 
The Frederick County Comprehensive Plan indicates that the land use for the Danac subdivision 
is Office Research Industrial.  The use proposed for the Danac Remainder site plan complies 
with the land use designation within the County Comprehensive Plan.   
 
Public Transit:  Crestwood Boulevard and Bank Court are currently served by the #10/ Mall to 
Mall Connector.  This connector stops south of the site at Crestwood Boulevard and Westview 
Drive.  There is also a potential public transit connection with the MD 85 Shuttle, which stops 
farther north of the site at the corner of Crestwood Boulevard and New Design Road.   
 
Parking:  Proposed parking pursuant to §1-19-6.22 (formerly 1-19-168) of the Zoning 
Ordinance.   
 
“Building A” is constructed and only proposing a shift in allotted square footage to reflect 60,000 
square feet of Medical Clinic use.  For 60,000 square feet of floor area; 1 space is required for 
every 200 square feet of floor area devoted to examination, treating room, office and waiting 
room.  Therefore,  300 spaces are required for the medical clinic area.  The remaining 5,000 
square feet of floor area will be dedicated to professional offices including doctors’ offices, which 
do not meet the definition of medical clinic.  For 5,000 square feet of professional office space 
floor area; 1 space is required for every 300 square feet, which equals 17 spaces.         
 
“Building B” is not constructed and proposes 36,000 square feet of medical clinic use, with 4,000 
square feet for professional doctor’s offices.  For 36,000 square feet of medical clinic floor area; 
1 space is required for every 200 square feet of floor area, which equals 180 spaces.  The 
professional office area is proposed to be 4,000 square feet, requiring 14 spaces at 1 space per 
300 sq ft of floor area.   
 
Total parking spaces required for both Building “A” & “B” is 511; the applicant is proposing 175 
spaces for Building “A” and 351 spaces for Building “B”, a total of 526 including 10 universal 
design handicap accessible 24’x20’ spaces, as well as 4 standard handicap accessible 21’x18’ 
spaces. 
 
The Applicant is proposing 15 parking spaces over the maximum established by the Zoning 
code.  Therefore the Applicant is requesting a modification to permit 15 additional parking 
spaces. (See Exhibit #4)   
 
This project was originally reviewed and approved in 2006, under an earlier version of the 
parking space zoning code requirement.  The previous code required one space for every 100 
square feet of medical office use and one space for every 400 square feet of professional office.   
 
To date all of the site improvements for Phase One are constructed, which includes Building “A” 
and the field of shared parking to the west of Building A.  The parking for Phase Two is also 
constructed, with the exception of the area that is proposed to be redesigned as part of this 
application.  Therefore, because all of the parking was approved in 2006 and subsequently 
constructed, the Applicant is requesting a modification for the surplus of 15 spaces above code.   
 
Staff has no objection to granting this modification for the parking surplus.     
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Loading Area:  The required size and number of loading spaces are provided in §1-19-6.21 of 
the Zoning Ordinance.  Under §1-19-6.21, the Applicant has to provide seven (7) large and four 
(4) small loading space.   
 
The Applicant is proposing no more than four (4) small 9’ x 20’ loading spaces and is seeking a 
modification of the full requirements of Section 1-19-6.21.  The Applicant has provided the 
following justification for providing only four small loading spaces; (See attached Exhibit #5) 
 

1. Both buildings are occupied by a majority of medical office space.  This type of tenant 
does not ordinary require freight deliveries by tractor trailer.   
 

2. Deliveries and pickups associated with this type of tenant are commonly limited to 
smaller packages such as office and medical supplies which are ordinarily delivered by 
step vans or single axle vehicles. 
 

3.  No loading dock or drive-in door is proposed.  The project will not attract tenants that 
would rely on deliveries of goods or other materials by tractor trailer.   
 

4. Access into each building is from a common lobby space, no separate exterior entrance 
to any tenant space is proposed which would encourage deliveries from other than 
common lobby areas. 
 

The Applicant is providing a 12’x50’ “drop-off” area in front of Building “A” and “B” in order to 
provide a drop-off/pick-up area for patients as well as occasional moving truck or delivery.   
 
Staff has no objection to granting this loading space modification.   
 
Recycling Dumpsters:  Recycling dumpsters for the site are located within the northeast corner 
of Phase One adjacent to Building “A”.   
 
Bicycle Racks:  The Applicant has proposed to add 4 bike racks, two serving each building.  
The Applicant meets the requirements of the bike rack ordinance. 
 
Utilities:  The site is to be served by public sewer and water and currently holds an S-1/W-1 
Classification for each Lot.     
 
Lighting: The Applicant is proposing 16-foot tall freestanding light poles (measured from the 
ground to the light fixture).  The Applicant has noted on the plan that lighting will not exceed 
0.5ft/candles at the periphery of the site and lighting will be directional onto the site through the 
use of shielding and lighting orientation. The Applicant has provided a justification statement to 
exceed the 14-foot maximum light pole height required by Section 1-19-6.500.B.(1) of the 
Zoning Code.  This modification request is only for the lighting surrounding Building “B”, Building 
“A” received a lighting height modification during the initial site plan approval in December of 
2006.  The justification statement is attached as Exhibit #6.  The Applicant has submitted and 
Staff has reviewed the photometric chart for the site and lighting.   
 
Staff has no objection to granting the requested modification.  
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Landscaping:  As required by the performance standards for the Office/Research Industrial 
District, per Section 1-19-7.620, the minimum landscaped open space shall not be less than 
20% or 1.99 acres.  The Applicant has delineated landscaping along the perimeter of the site, 
the exterior of the building, and within all of the islands on the site.  The Applicant has provided 
3.98 acres of landscaping which exceeds the 20% required by the Zoning Ordinance.  A 
landscape plan has been submitted as part of the site plan.  Typically Staff would require 
landscaping along all lines, which provides the necessary screening/buffering as stated in the 
Zoning Ordinance.  However, due to the integrated design of the project and the proposed 
shared drive aisle and parking along the shared property line the typical landscaping cannot be 
provided. Staff has no objection to the proposed landscaping.   
 
The Applicant has retrofitted several areas of the parking lot within Phase One, around Building 
“A” as well as Building “B” to conform to the landscaping requirements of 1-19-6.400.   
 
The planting schedule follows the standard sizes that have been consistently approved by the 
Planning Commission.   
      
Signage:  The Applicant constructed a freestanding monumented sign for both parcels and a 
channel letters type building mounted sign for each building as shown on the plan.  The signage 
calculation on sheet 2 of 7 indicates the maximum allowed signage is 177 square feet for each 
lot.  The Applicant has provided a detail, which indicates the freestanding monument signs will 
not exceed 5.0 feet in height.   
 
The existing freestanding signs comply with Section 1-19-6.310 of the Zoning Ordinance.  The 
Applicant is not proposing any alterations to the existing and previously approved sign.   
 
Adequate Public Facilities Ordinance (APFO):  This project was reviewed for potential 
impacts on roads, water and sewer, and schools. 
       
Adequate Public Facilities (APFO) Roads:   
 
This project was reviewed, tested and mitigated for traffic impacts of up to 130,000 square feet 
of professional and medical offices with a maximum trip cap of 284 AM and 358 PM weekday 
peak hour trips. 
 
A Letter of Understanding (LOU) was signed in August of 2007; all escrow accounts have been 
paid in full.  Therefore, the APFO Roads requirement for this project has been fully mitigated.  
As a result of these proposed changes, no additional trips will be generated and the site is 
exempt from further testing.  
 
Original LOU Background: 
 
On May 30, 2006 “Abrams Development” had a Traffic Impact Analysis (TIA) prepared by The 
Traffic Group, with supplemental analysis dated September 12, 2006 and November 8, 2006.  
The LOU was based on these TIAs and dated August 15, 2007, and it limited the buildings to 
specific medical and professional land use types and specified exact areas for each.  
 
First LOU Amendment:   
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The August 2007 LOU was amended with FcPc approval on May 12th, 2010, in order to adjust 
the square footage allotment for professional office space and medical office space within 
Building “A” (See attached). This administrative modification would permit the entire first floor of 
Building A to be a medical office use without exceeding the stated peak hour trip caps. 
 
Proposed Second LOU Amendment:   
 
The Applicant is proposing to amend the attached LOU. This Second Amendment will state the 
overall trip cap for the professional and medical office uses within both buildings as well as 
combine the overall building square footage cap for the buildings on Lot A and B without 
differentiation between buildings.  It states: “This APFO approval will be effective for the two 
remaining buildings totaling up to 130,000 square feet of professional and medical offices and 
generating up to 284 AM and 358 PM weekday peak hour trips on the two remaining lots.” 
 
This amendment is intended to provide flexibility for future changes in prospective tenant uses 
and building footprints, provided that, in no instance shall the buildings collectively exceed the 
maximum approved square footage or the established trip cap.  If the overall building square 
footage or established trip cap is exceeded as a result of a proposed building/site modification 
the Applicant will be required to retest for APFO.        
 
The proposed Second Amendment replaces and supersedes the First Amendment approved by 
the Frederick County Planning Commission on May 12th, 2010.   
  
Sewer and Water:  DUSWM has approved the site plan. 
 
Schools: This project is not subject to a schools adequacy test as this site plan proposes a non-
residential use. 
 
Forest Resource Ordinance (FRO): The forest plan was reviewed and approved in 
accordance with FRO.  The FRO requirements have been mitigated by the purchasing 4.68 
acres of banking credits as noted on the site plan by the Applicant.   
 
OTHER AGENCY COMMENTS 

Other Agency or 
Ordinance Requirements 

Comment 

 Development Review 
Engineering (DRE): 

Approved 

Development Review 
Planning: 

A few minor drafting issues noted in Hansen, in addition to 
items listed in the report. 

State Highway 
Administration (SHA): 

N/A. 

Div. of Utilities and Solid 
Waste Mngt. (DUSWM): 

Approved 

Health Dept. Approved 

Office of Life Safety Approved 

DPDR Traffic Engineering Approved 

Historic Preservation Approved 
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FINDINGS 
 
Based on the discussion in this report and with the conditions listed below, Staff finds that the 
application meets and/or will meet all applicable Zoning, APFO and FRO requirements once the 
conditions of approval have been met.   
 
Staff notes that if the Planning Commission conditionally approves the site plan and the Second 
Amendment to the LOU, the site plan is valid for a period of three (3) years from the date of 
Planning Commission approval and the APFO approval is valid until December 13, 2012 (per 
the Frederick County Extension Ordinance).   
 
Staff has no objection to conditional approval of the site plan. 
 

RECOMMENDATION 
 
The Applicant is requesting site plan revision approval for one (1) existing  and one proposed 2-
story building.  The existing Building A internal alterations on proposed Lot A will consist of 
60,000 square feet of medical clinic space, consisting of floor area devoted to examination, 
treating room office, and waiting rooms and 5,000 square feet of professional offices including 
doctor’s offices which do not meet the definition of medical clinics.   
 
The proposed Building B on existing Lot B will consist of a reduction in overall square footage 
from the previously approved site plan to reflect 36,000 square feet of medical clinic space, 
consisting of floor area devoted to examination, treating room office, and waiting rooms and 
4,000 square feet of professional offices including doctor’s offices which do not meet the 
definition of medical clinics.   
 
Should the Planning Commission approve this Site Plan (SP-94-10, AP 10974), the motion for 
approval should also include the following items: 
 

1. Approval of the revised site plan for 3 years from today’s date; 
2. Approval of the proposed Second Amendment to the original Letter of Understanding 

(LOU) dated August 15th, 2007.  
3. Approval of modification request for the surplus of 15 parking spaces over the maximum 

permitted by the Zoning Code.  (See Exhibit #4) 
4. Approval of modification request for a reduction in the number of required loading 

spaces.  (See Exhibit #5) 
5. Approval of modification request for an increase in height for the proposed lighting for 

Building B on Lot B.  (See Exhibit #6) 
 

 
Staff recommends that the following items be added as conditions of approval: 
 

1. Address all agency comments as the plan proceeds through completion. 
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Exhibit #1 Overall Site Plan:  Danac Remainder 
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Exhibit #2 Letter of Understanding (LOU), dated 8/15/2007   
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Exhibit #3 Proposed Second Amendment to the original LOU, dated 8/10/2010   
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Exhibit #4 Modification request for the surplus of 15 parking spaces, dated 8/16/2010   
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Exhibit #5 Modification request for a reduction in the number of required loading spaces, dated 7/7/2010   
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Exhibit #6 Modification request for an increase in height for the proposed lighting for Building B, dated 8/16/2006   
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